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INTRODUCTION 


The following report has been prepared by the Pleasanton Cham- 
ber of Commerce Housing Task Force. The issue of housing-- 
specifically affordable housing--has received Chamber attention 
for several reasons. First, the Chamber represents among its 
members many businesses directly or indirectly involved in 
housing. The majority of members are also residents of Pleas- 
anton. Thus not only the interest, but the expertise and 
resources necessary to make an informed contribution on the 


subject are available through the Chamber. 


Second, as advocates for commercial and industrial growth in the 
community, we feel a responsibility to address the question of 
housing. It is not realistic to expect other communities to 
accept the entire burden for housing and public services gene- 
rated by an increased employment market in Pleasanton. The 
"jJobs/housing imbalance" has become a popular phrase with respect 
to the situation in Santa Clara County, and this community 


cannot ignore the implications of commercial growth. 


Finally, as the representative of some 400 businesses in Pleas- 
anton, we wish to present a free-market oriented analysis of the 
problem of affordable housing. The housing industry has in the 
past provided, and can continue to provide, housing for the vast 
majority of needs, but this requires an environment in which 

the public sector is supportive of the housing market, allowing 
it to operate efficiently and working as a partner to help make 
housing available to the widest crossection of present and 
potential residents who lack the resources to participate in 
this market. While many will call upon government to shoulder 
the burden of providing housing, we advocate this partnership 
role as a positive alternative in a time when shrinking budgets 
restrict government expansion, and when the demand for housing 
increases daily and the troubled housing industry faces a number 


of financial and market pressures. 
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PURPOSE 
The purpose of the Housing Task Force has been defined as follows: 


To research and present to the community options 
available to us locally to increase the community's 
supply of affordable housing and rental units. 

This goal will be approached by exploring the resources 
of the community and the private sector in a 

positive manner, rather than through regulation 

Or control of *eheShousing “Market. (ain iorder to 
accomplish this goal, the task force will be composed 
of a small group of people having expertise in the 
areas of construction, housing development, real estate 
and finance. 


PARTICIPANTS Consultants 
Chairman: Mike Parsons 


Pleasanton Housing Authority 
Mike Harris 


Harris Realty Dan Lopez 
Association of Bay Area 
Jim Barri Governments 


Bank of America 

Mike Kanalakis 
Art Dunkley Southern Alameda County 
Castlewood Properties Apartment Owners Association 


Collette Johnson 
Southern Alameda County Board of Realtors 


Larry Lindsey 
Community First National Bank 


Tom Kirkwood 
Bank of America 


Larry Osborne 
Osborne Real Estate 


Debra Strong 
Pleasanton Chamber of Commerce 


Yvan Albert 
Pleasanton Housing Authority 
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DEFINITION: "AFFORDABLE HOUSING" 


The Department of Housing and Urban Development has defined low 
and moderate income levels based on the median income for a family 
of four. The 1980-'81 Bay Area SMSA median income is $23, 400.7 
Low ancome is. less than, or equal) t£o4u80% of this’ figure, «ory$18,720 
and below. Moderate income is from 80 to 120% of the median, or 
from Sis 205t0 s26,080. 


The median income for Pleasanton, at $27,000, - is somewhat higher 
than for the Bay Area as a whole. If we use only this community as 


a comparison, a moderate income ranges from $21,600 to $32,400. 


At a generally accepted mortgage qualifying rate requiring a monthly 
income of four times the principal and interest payment, a moderate 
income family in the Bay Area could buy a home ranging in price from 
747,200 CO, 571,000, catslZ2Z2eipterest® sAL Los. interest uchis price 

range decreases to $38,500 to $57,800. Using the figures for moderate 
income families in Pleasanton, the range for moderate income housing 
at: 12 teantrerest ws) from 555,000 sto. se2,00u0. At 15S this: price range 
decreases to $44,500. £0 S67 000: 


Even if our "mission" were to provide affordable housing only for 
persons at the income level of current Pleasanton residents, it is 
clear that with an average home price of almost $124,000 (based on 
a survey of actual homes sold from the Multiple Listing Service of 
the Southern Alameda County Board of Realtors), Pleasanton's current 


ability to meet these needs is doubtful. 


The problem with rentals is slightly different. At Pleasanton's 
median income, a family could spend from $562 to $675 in rent, 


based on 25-30% of their monthly income. The draft Housing Element 
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of Pleasanton's General Plan lists affordable rents of moderate 
income households from $273 to $540 for a single person, and 
from $390 "to $773 for a family of four. “The report observes, 
"rental units in Pleasanton seem to fall well within the above 


noted ranges even with the trend of rising rents." 


It should be recognized, however, that according to a survey taken 
at’ the request "of “the City Council during Toro, the median income 
for renters is actually much less than for homeowners. In 1979 
that figure was $17,200. At this level, affordable rents are much 
lower, from $354 to $425. The rental market then appears in reality 
to be serving low to moderate income levels. Rental costs may be 
more prohibitive to these people, but the real problem at both 
levels is not affordability, but availability. 


New rental construction is very difficult to finance, for rent 
increases have not kept pace with mortgage increases or increases 
in construction costs. Furthermore, regulatory measures such as 
rent control discourage builders and financial institutions from 
even considering certain communities as potential sites for 


apartment developments. 


Nevertheless, it appears that rental housing could be the best al- 
ternative for moderate income persons in Pleasanton. The challenge 
is to take whatever steps are possible locally to make apartment 


construction feasible. 


As@is noted in, the drart, Housing Element of the General Plan, the 
price of an affordable home or apartment in Pleasanton is not a single 
figure, but a broad range of figures dependant upon income and 

family size. ~Rather than put a price. tag on, “affordability™, the 
target of this report will be to affect the costs of housing devel- 


opment to a great enough degree to permit the construction of housing, 
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both rentals and owner-occupied units, which would be available to 
individuals and families at or below the upper moderate income 
levels. In addition, we hope that both business and local govern- 
ment will place special emphasis on devising ways to help elderly 
persons on fixed incomes, many of them members of this community 
now, obtain decent, safe and affordable housing within Pleasanton. 
Thus, this report will address two major issues: How to reduce the 
cost of housing construction for the provision of a reasonable 
amount of affordable housing in the community, and how to meet the 


needs of specific groups within the community. 
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THE PROBLEM: A Local Perspective 


The problem of affordable housing is certainly not unique to this 
community. There is almost no housing in the Bay Area or California 
as a whole for most first-time buyers of moderate income. In fact, 
only about ten percent of the single-family homes sold in California 
in January 1980 were priced at a level such buyers could afford.” 
But the problem can be described more specifically for Pleasanton. 
Growth restrictions imposed by City policy and implemented through 
the Residential Allocation Program intensify the shortage of 

housing common throughout the Bay Area. Whether growth restric- 
tions or growth management are desireable as local policy or not, 
there is no doubt that they contribute to the increased cost of 
housing. If nothing else, RAP and limited sewer capacity reduce 
competition in the local housing market, causing new housing to 

be priced at "whatever the market will bear" rather than what 
another developer may be able to cut from the price of a similar 


house down the street. 


Because so few homes are built, and because RAP is a competitive 
process allowing the City to pick and choose among developments, 
the standards for housing in Pleasanton are very high. No one 
argues that decent, safe housing should be required, but aesthetic 
preferences and the expectation of amenities are much different 
than needs. Statistics show that up to 25 percent of the rise 

in the median price of homes in California is due to the increased 
quality and size of American Homes. An affordable home is not a 
luxury model with government subsidies and price restrictions, but 
a home which meets the needs of the occupant and the community at 


a cost-effective level. 


Since the passage of Proposition 13, local governments have turned 


increasingly to fees assessed against new housing for revenues. 
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While Pleasanton is certainly not the worst offender, and while 
new homes should cover the cost for City processing and certain 
basic services such as sewer hookups, fees collected in excess 
of these basic requirements really constitute a tax on new 

residents. In addition, delays in the permit process, particu- 
larly as imposed by RAP's' annual selection process, add to the 
cost of a home because of carrying charges for land and the 

constant increase in material and labor costs that occur during 


the process. 


Pleasanton anticipates the development of well over 1,000 acres 
of commercial and industrial land during the coming 5-20 years. 
As new jobs are added to the area's economy, ° housing must be 
provided as well. In a time when conservation of resources 

(such as fuel at $1.50 per gallon) is becoming increasingly im- 
portant, it is not reasonable to expect outlying areas to meet 
all housing needs for Pleasanton's labor force. Such growth will 


intensify the need for affordable housing in Pleasanton. 


Finally, one cannot ignore the many factors which are beyond 
local control and have a major impact on the housing market. 
Inflation, increased and unstable mortgage rates, and a national 
trend toward the increased formation of new households have all 


contributed to the rise in housing prices throughout the nation. 


In attempting to address some of these problems, this report has 


been divided into three sections: 


. City Standards and Procedures 
* Financing 
2 Opportunities for Pleasanton 


This report is not intended to be a solution to the problem of 


affordable housing, for no simple solution exists on a local level. 
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However, many of the suggestions and observations contained in this 
report can help Pleasanton mitigate these problems to some extent. 
Because there is no simple solution, it is even more important for 
the public and private sectors here in Pleasanton to work together 
investigating and implementing the opportunities highlighted in 
this document. By a united, committed effort, Pleasanton can make 


a difference in the local affordable housing market. 


Because the goal, of this report, is to make a ditréerence, ae con- 
cludes with action guidelines for the City and members of the 
community, as well as an action plan to be undertaken by the Chamber 


of Commerce. 
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CITY STANDARDS AND PROCEDURES 


Housing development requires a great deal of contact between the 
builder and local government at every step, from compliance with 
zoning, design and building standards, to design review, 

permit processing and inspection. If we view each of these con- 
tacts as a source of additional cost, it becomes apparent that 
there may be many opportunities to reduce housing costs by a 


careful look at Pleasanton's City standards and procedures. 


fe Permi.t Process 


There are actually two very good reasons to take a careful look 
at opportunities to simplify and shorten the permit process for 
housing projects. The first is to reduce the cost of every 
housing project as far as possible by eliminating time delays 
and processing costs to the developer, and to offer special in- 
centives for desired forms of housing. The second is to reduce 
the workload of City staff. Taxpayers are asking for more 
services from fewer public employees, and from a management 
perspective it makes sense to make the permit process as effi- 


cient as possible to conserve staff time. 


The American Planning Association, the Bay Area Council, CEEED 
and several other groups have produced studies and reports high- 
lighting the need and opportunity for revision of the permit 
process at a local level. We particularly recommend APA's report, 
"Simplifying Development Regulations: A Guidebook for Local 
Governments." Cities such as Fremont and Anaheim have accomp- 
lished substantial reductions in the amount of steps and time 


involved in permit processing for housing projects. 


*Californians for an Environment of excellence, full Employment and 
a strong Economy through planned Development 
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In addition a system of priority processing and special fee schedules 
could be established for low and moderate income housing developments. 
For example, the City could waive soft city fees such as inspection, 
building permit, application and processing fees. Or it could use 
housing funds currently on hand to buy down sewer and water fees. 
In-lieu park and housing fees could be waived, or could be deferred 
until final inspection. Pleasanton's planning and permit process 
should be reviewed by representatives of the City and the building 
industry, to determine how the process could be made more efficient 
and to outline how far the City would be willing (and financially 
able) to go to speed up the process and reduce the expense for afford- 


able projects. 


oe Building Standards 


According to the draft Housing Element of Pleasanton's General Plan, 
"it is the general housing goal of the City of Pleasanton, to the 
extent possible, to fulfill the basic housing needs and provide a 
suitable living environment for all of its current and future resi- 
dents." A subgoal is for the provision of all types of housing to 
serve a variety of income levels, and the point obviously is not to 
provide the same house to everyone at different prices, but to 
assure a variety of housing stock. In setting building standards 
for housing, the community must allow enough flexibility to permit 
the development of affordable housing. We call housing that meets 


the basic needs of moderate income families "no-frills housing." 


A “no-frills" dwelling might be a 900 square foot, 2-bedroom condo- 
minium with parking spaces for 2 cars, community storage space, 
slightly narrower streets than standard subdivisions, with sidewalks 


on one side of the street, no curbs and a density of 20/acre. 


It might be a 1300 square foot single-family home with 3 bedrooms, 
a carport, asphalt driveway, community storage and recreation area 


including a children's playground, with a density of 8/acre. 
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A “no-frills apartment" might be a 700 square foot efficiency unit 
with parking for one car, a small pool or recreation area shared with 


other units, community storage, and a density of 25/acre. 


Such homes would never sell (or rent) for as much as their more lux- 
urious counterparts (which would eliminate the need for government 
price control mechanisms), but they could provide housing for single 
or elderly persons, single heads of household, or young families 
looking for their "Starter home." A project in Pleasanton which 
includes affordable housing units was recently approved after the 
addition of several conditions, including six-inch vertical concrete 
curbs, garage door openers, and landscaping trees with a minimum 
SizevoL’ 15"galtons. "wWhile-most Of*the 42=condi tions” for this 
project are appropriate and reasonable, many are standard con- 
ditions utilized in most PUDs in the City and may not be necessary 
when considering a below-market project. How important were these 


conditions in fulfilling basic housing needs ? 


a Density 


The Association of Bay Area Governments reports that in 1975 the 
average housing density for the region was 8.1 units per acre. 

But their survey of local land use policies indicates that housing 
constructed from 1975 to 2000 is planned at a maximum average 
density of only 4.8 units per acre. Demand appears to be shifting 
toward smaller homes and lots, but in practice communities seem 

to support large-lot, Single-family home construction, and many 
cut the density of projects as a condition of approval. / In the 
Bay Area two major housing projects, proposed in 1972 for a total 
of 11,238 units, were cut to 3,445 before approval, for a loss of 
7,739 units.® 


Conservation of natural resources including land demands that a 
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reasonable amount of land be zoned for high-density development in 
Pleasanton. Following materials and labor, the single largest cost 
of housing is land. Higher densities spread land costs among more 
homeowners. Density bonuses should be considered for affordable 
housing projects, and the City should be open to the discussion of 


higher densities on appropriate parcels for certain developments. 


4. Off-site Improvements 


The City should review its requirements for off-site improvements 
to determine which ones could be modified or eliminated as part of 
appropriate projects. Such modifications as common driveways, 
narrower streets, Single sidewalks, one-way streets or private 


streets could be appropriate in certain developments. 
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FINANCING 


As the cost of housing increases across the nation because of infla- 
tion, rising interest rates and a short supply of housing, and 
assuming the rate of increase continues to be higher in the Bay Area 
than almost anywhere else in the nation, it becomes increasingly 
important to look for some methods of financial assistance for 
developers and purchasers of homes in the affordable range. There 


are several alternatives available to Pleasanton. 
Le Write-down of Government Owned Land 


A survey by ABAG indicates that there are some 2,656 acres of sur- 
plus publicly owned land in the nine county Bay Area.” inthe City 

of Pleasanton, the City and local school districts own several 

parcels of vacant land. While not all of these sites may be suitable 
for housing projects, some may, and those that are not are potentially 


tradeable for appropriate sites. 


Publicly owned land represents a considerable resource which can be 
devoted to the provision of housing for certain groups. The City 
could participate as a partner in affordable projects, rental con- 
struction, senior citizen housing and so forth by making such land 
available at below-market rates, or by leasing these lands for 
development. Either step would, additionally, provide City revenue. 


It should be noted that, in the case of school owned land, the es- 
tablished method for disposal of the sites is quite complex. Since 
the schools may in fact be prohibited from selling land at below- 
market rates to a private developer even for special projects, the 
participation of the City as a go-between or leasing agent could be 
very important. Based on current economic conditions, projects 
such as this may provide the only realistic way of creating rental 


housing to meet the community's needs. 
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25 Direct Sources of Funds 


In addition to federal subsidy programs such as HUD Section 8 funds, 


Pleasanton has several other potential sources of funds. 


a. Mortgage-backed Revenue Bonds 


The Southern California city of Duarte, with a population 

of 14,600, has to date issued some $100 million in revenue 
bonds, resulting in the construction or planning of over 
1,000 single-family units and a 112-unit apartment complex. 
The California city of Pittsburg is administering the 
issuance, sale and use of Home Mortgage Revenue Bonds in 

the amount of $235 million for the cities of Antioch, 
Brentwood, Clayton, Concord, El *Cerrito, Hercules; Martinez, 
Pinole, Pleasanton Hill and Richmond. The purpose of the 
project is to "provide long-term, low-interest rate home 
mortgages to persons who are unable, because of their income, 
to afford conventional mortgage loans." Such mortgages "may 
be made only with respect to newly constructed, substantially 
rehabilitated, or existing owner occupied single dwelling 


ec ee ue 


While the 1980 Omnibus Tax Reconciliation Bill sets a dead- 
line for issuance of tax-exempt bonds as December of 1983, 
making implementation of such a program impractical in many 
cases, ABAG is encouraging communities to explore this 
option where possible as a source of assistance for low 

or moderate income families who might not be eligible for 
other assistance. Such a program might be feasible in 
conjuntion with other local communities, and should be 


explored immediately, because of these time constraints. 


b, Fee-based Revenues 
The City of Pleasanton had, as of December 31, some $185,000 


in a special fund generated by the RAP program and earmarked 
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for provision of housing. These funds could be used to 
subsidize land, construction or permit costs, or perhaps 
to allow the City to create a self-funding equity sharing 


or low interest loan program. 
G..-Non=proftityCorporations 


The Housing Authority of the City of Pleasanton helps 
fulfill a need for low-income and elderly housing. In 
addition, Pleasanton Greens and Pleasanton Gardens provide 
Similar services through non-profit corporations. A non- 
profit group could receive City assistance, such as the 
lease of City-owned lands or waiver of fees, and thereby 
increase Pleasanton's rental stock by several hundred 

units throughout the City at one time. The City should 
determine, and then make clear to the community, how far 

it would be willing to go to assist a non-profit corporation 


in such a development. 


Many types of assistance the City may be prohibited from 
giving a private developer could potentially be given to 


a non-profit corporation for affordable housing. 


(15) 


od Bean ad Dives BBhe? daadl .undenar te taLeLy 30: — 
egecioy 30 yaddoo fiuzag to nebt-aitee nos sonst’ ss ibiachre 
nil erie: Vitops 6 Onl tay) Fige iB S48e30 of Vint! ety’ woris os 
. Manpoury aed s2sitsdnb WoL 1 


5 , 


Shes JRO IO") 3 hetemoot 


eeled sostanhald 20 yeh") aft Fa veiraAvay Pidenom satT, - a 

at <Priehert @Ltetle bee amépnt-wo! 162 bapa & FLL Tas 
SDiTCld aneMteh Aogehenat’t fas eoaayd hopis4fadS- «Nos LABS : 
: : 

“Roa A BOD egenteOn ti3etr-ieod detotar casivrsé t3f'ube 
eS OMe «Sonstalae Y/49 avitacsa blood Quewp titoug a 


besheml Leteves wi xoois Setooy noweessid seas oct _ 

Lote YrtPent emis enc de ywahd ony Shedtpues> spite: | = 

THT. woe beeen e423 of s8els si sgt ners hires ESbLats 3 ai ey _ 
NOrtSsoy3e°o S8Tougeiosn 5s Ja’ > Od) op Oty pail biw ad blvow 32 _ 

«dnamgolsvely . Hove ae a 

a - - 

mod Sas tilde yg ed yam ylrO silt sonetacez: ‘FO Batys une 

23 wovde ed Yiisit@neiog fliion sodelewsh sdevdaey privity 

guteuon oidalsoiie yo® noisy ha tagiep Sf Hor¢q-a0Ww an 


Yeetonts. Das ,aged fo-review 10 abnel bermg-ysid te genel — 


* 


— 


OPPORTUNITIES 


During its three months of study the Housing Task Force has dis- 

covered many examples of communities creating their own opportu- 

nities to provide affordable housing. We hope the community will 
share some of the excitement and optimism we feel about the 


following programs. 
1, Modular Housing 


The Urban Land Institue reports that as many as one third of all 
new housing starts reported at all levels of government are manu- 
factured homes and, as the California Association of Realtors 
observes, "perhaps the most significant contribution manufactured 


housing has made is in the area of low to moderate income Rove ine > 


Less than 2% of all "mobile homes" (now manufactured homes according 
to recent legislation) are moved from their initial site. Manu- 
factured housing can provide permanent, low-cost, attractive and 


cost-effective housing for many segments of Pleasanton's economy. 


The County of San Diego has examined this issue in depth, and has 
initiated an overall program to encourage manufactured housing. For 
information on their programs, we refer to the report of the Califor- 
nia Association of Realtors, Directions for Solving the Housing Crunch. 


The details are outlined in the following excerpt: 


"Faced with a severe lack of space for mobilhomes, a 
near-zero vacancy rate in existing parks, stagnation 
of new construction and an increase in the number of 
existing parks being converted to more lucrative enter- 


prises, mobilhome owners in San Diego County were 
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being forced to sell their coaches and find alter- 


native housing. 


"The Board of Supervisors (after study by a Blue 

Ribbon Committee) approved proposals to allow density 
bonuses to developers of mobile home parks for medium 
income residents; establish a permanent single-lot regu- 
lation allowing mobilhomes on any buildable lot (since 
enacted by state law); permit the construction of no- 
frills parks adjacent to existing parks; and establish 

a permanent mobilhome zone. In addition, the county is 
working with committee members in locating and evaluating 


nearly 200 sites for new mobilhome park construction."*- 


San Diego County will not subsidize these developments. There 
is such a significant cost differential for manufactured housing 
that no subsidy is necessary. However, the County has offered 
public funds for the preparation of Environmental Impact Reports, 


general plan amendments or rezoning. 


Pleasanton should take a serious look at steps to encourage the 
location of more mobilhome parks in the community, and should 
consider adding provisions to the building code to make modular 


and manufactured housing available for Pleasanton. 
oe Zoning 


Several zoning changes can be considered as another way to provide 


unsubsidized rentals and owner-occupied units. 


It may be possible to create a zone change that would allow, in 
certain neighborhoods zoned for single-family housing, the creation 
of "mother-in-law" units as part of a home. Thus a small rental 
unit over a garage, in a large backyard and so forth, could be 


built along with single-family homes. Thus, one rental could 
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be provided with each home built. A rental unit over a garage, for 
instance, could not only generate a small amount of income to help 
the homeowner meet mortgage payments, but could provide an ideal 
home for a senior citizen or single person. Senior citizens housed 
in this fashion are not isolated from the community or from families. 
In addition, some of the problems identified with apartment projects 
such as lack of maintenance would be avoided, as would the per- 


ceived problem of condominium conversions. 


The City of Pleasanton is fortunate to have an abundance of indus- 
trial or commercially zoned land. Since development of these prop- 
erties is just in the planning stages, this might be an excellent 
time for the City to consider zoning some of these parcels for 


mixed commercial/residential use. 


There are several advantages to this alternative. Generally, the 
parking and traffic patterns for residential and commercial sites 
are nearly opposite, permitting use of parking garages, for example, 
on a 24-hour basis for residents at night and employees during the 


day. 


Second, many City services could be provided on a "two-for-one" basis. 
Fire, water, police and public works would provide service for two 


uses, instead of just one, at a single site. 


We would suggest that a project of 60 or more acres (for example), 
zoned for office, commercial and light industrial uses, might be 
the ideal location for a multiple-story condominium or apart- 

ment complex. While such a location would probably not be suitable 
for families or the elderly, it could provide housing for working 
Singles or couples without children. With the amount of open space 
being provided in most of these developments, it is certainly 
possible to create an excellent living environment for some segments 
of the community. The rate of formation of new households in the 


nation, and particularly in California, has increased dramatically 
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in recent years. Many of these households are working single men 
and women, divorced people, or married couples with no children. 
Such a developement could provide an ideal way to house these 
people, again at no cost to taxpayers for subsidies. Residents 
typically found in such developments do not require the same 
amount of public services (schools, for instance) that families 


require. 
Sis The Use of Surplus Buildings 


In 1979 a private developer completed the conversion of an unused 
Pacific Telephone office building in Los Angeles to a 12-story 
rental complex with 308 one-bedroom and efficiency units, lounges, 
a library, laundry, roof-top recreation area and garden, and 


community room. 


Successful completion of this project was dependant upon several 
factors, with one of the most important being commitment on the 
part of the developer, the Office of the Mayor and the Department 

of Community Development in L.A. While such projects might be 

more feasible in urban areas where more surplus buildings exist, 
there may be opportunities in Pleasanton for similar programs. 

A hypothetical example, which presumes a surplus school site (desig- 
nated as Alisal School for purposes of discussion) is described 


below: 


Example: Alisal School 


Use: Seniors apartment complex with common kitchen 
and dining room facilities. 


site summary: .Single story “day use hotel” facility 
with rooms partitioned into 900 square foot units on 
concrete slabs in "winged" configuration. Central 
city location within walking distance to shopping 
centers, parks, library, cultural arts center, post 


office and public transportation. 
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Conversion reguirements: 


a. enclosing corridors 

b. adding bathroom units to partitioned suites 

c. possible in-filling of additional units 
between wings 

d. landscaping 

e. possible kitchenettes 


f. lowered ceilings 
g. relocation of windows, doors and interior 
walls 


h. code requirements 
Possible number of units: 30 to 60 two-person units for 
60 to 100 persons 


Advantages of site: 


ay lesound structures 

b. single story (for seniors or handicapped) 
Ge, ‘location 

d. competitive uses are limited 


e. non-disruptive to neighborhood 


In this example it can be seen that such a conversion would provide 
an ideal site for elderly or handicapped residents who can and wish 
to live independently, in a central location where meals, laundry 
facilities and other basic needs can be provided on site. Oppor- 
tunities for programs such as this may, now or in the future, exist 
here in Pleasanton. We encourage developers, community organizations 


and the City to be aware of such opportunities. 
4. Lease of Air Rights 


In San Rafael the City leased air rights over a public parking lot 
to provide 83 units for elderly persons. Financing was obtained by 
the Housing Authority and the project was constructed by a private 
developer. This project benefitted the City by providing rental 
income without risk, and housing for elderly residents. The devel- 
oper received tax benefits, low-interest financing and a decrease 


in up-front costs. 
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It is conceivable that the City now owns, or may at some future time 
own, parking lots or facilities in Pleasanton. Such a program in 
conjunction with mixed use zoning might permit a development in the 
downtown area (for example) ideal for housing elderly persons, 

again potentially at no cost to the taxpayer but with provision 

of actual municipal income from the lease. After their successful 
experience, the city of San Rafael has adopted an ordinance pro- 
viding regular procedures for such projects. It might behoove the 
City of Pleasanton to study this ordinance and consider adapting it 


to our own community. 


Sa Affordable Housing Competition 


The State of California is currently conducting a design competition 
for affordable housing projects. A member of Pleasanton's City 
Council has suggested a similar program on a local level, and we 


endorse such a project. 


As mentioned in this report, the City has several resources which 
it could devote to housing--specifically land and dollars. If 

some of these resources were allocated on a competitive basis, the 
City could encourage their most cost-effective use. A series of 
general guidelines could be drawn, leaving room for flexibility in 
the areas of financing, location, density, population served, etc. 
in order to allow as much creativity as possible. The City could 
then invite developers and/or community groups to compete for these 
resources, as well as for support and recognition from the community. 
Such a competition might be a good way to encourage developments 
more suitable for families, to supplement the many alternatives 


which are more appropriate for one or two people. 
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CONCLUSIONS 


Housing prices have risen dramatically across the nation during the 
past few years. As a result, home ownership has become more than a 
preferred style of life, and is additionally one of the only in- 
flation hedges available to many Americans. Housing today is not 


just shelter, but an investment. 


In California the increase in housing costs has been almost twice 
that of the rest of the nation. The primary cause of this 
difference has been the constriction of housing development in 
this state, particularly in Northern California. The need for 
housing has been sacrificed to the desire to preserve the environ- 
ment, rather than to conserve resources, and the desire of current 
homeowners to maintain and increase the values of their homes. 

The cost of these policies is now being borne not by those who 
imposed them, but by those who are now unable to enter the housing 
market, to find housing .in close «proximity to jobs, on to, choose 
the community in which they wish to reside. If current policies 
continue, the Bay Area faces a potential shortage of 350,000 


housing units by 1990. 


Although the only long-term solution to the problem of affordable 
housing lies in a regional effort to balance the need for housing 
with conservation of resources, wise use of land, job growth and 
provision of public services, there are steps local governments 
can follow to help meet some of the demand for affordable housing 


which currently exists within their own communities. 


Unless more reasonable policies are adopted by local and regional 
governments, they will be imposed on us by the State. As noted in 
the draft Housing Element of the General Plan, ABAG has, at the 
request of the State, established fair-share requirements for the 


provision of housing for cities in the Bay Area. When asked what 
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authority or means ABAG had to enforce compliance, their represen- 
tative stated that compliance could only be forced by lawsuits 
brought by one or more communities against a neighboring community 
alleging a good-faith effort to meet the requirements has not been 
made. The implications of these requirements and the potential for 


litigation among “communities is disturbing, tovsayrtherleast. 


And on a similar note, State Senator John Holmdahl has introduced 
a bill limiting development fees levied by local governments to 
the amount necessary to cover public services. The bill would 
further require local governments to hold public hearings before 


levying new fees or increasing existing charges. 


It is not Pleasanton'’s obligation to solve the housing crumch 

by providing homes for the entire Bay Area, or to serve the housing 
needs *ofvebltour neighbor communities. Buceibiis our responsibility 
to do what we can to remedy our own lack of housing for low and 
moderate income persons, and for elderly and handicapped residents 
who have been part of this community for many years and now find 
themselves squeezed out of the housing market. This report is 
submitted to the community in the hope that some of the positive 
alternatives described herein will be implemented by the City, 

and we offer the assistance of the business community in such an 
effort. 


The final section of this report presents our recommendations for a 
action by the City, the Chamber of Commerce and other interested 
individuals and groups. We believe the City of Pleasanton can be 

a leader in using innovative, successful approaches to the problem 
of affordable housing, and we encourage the community to take this 
lead. 
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RECOMMENDATIONS 


gies City of Pleasanton 


* Set up a task force to conduct an in-depth review 
of the permit and planning process, fee schedules, 
building standards and density requirements for 
housing to determine how they can be made more 
efficient and cost-effective for all housing pro- 
jects, and how special consideration could be 

given for certain apartment, affordable or elderly 
projects (such as fee waivers, priority processing, 


density bonuses and so forth). 


* Inventory all land owned locally by public 
agencies and investigate the procedure for use, 


sale, trade or other disposal of ‘such Vand: 


* Eliminate all apartment construction from RAP. 

The current exemption for complexes with 10 or 

fewer units has resulted in the construction of 

a single 10-unit complex, which ironically was 
reduced from 12 units to avoid RAP processing, 
resulting in the Loss of two tental Units. Be 

cause of the slowdown in apartment construction 

which the entire state is experiencing, anything 
Pleasanton can do to aid or encourage their con- 
“struction is crucial. At this time we do not believe 
the City wants to discourage apartment developments 
of any size, within reasonable upper limits. If 

we could provide and accommodate apartment construction 


now, while the need is great and before costs escalate 
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further, future adjustments in the RAP program could 
be made to balance housing construction and growth 


capacity. 


* Review current zoning and zoning categories 

to determine whether enough residential land is 
zoned for high- and medium-density development, 

to investigate the possibility of creating mixed 
zones permitting combined commercial and residential 
uses, and to determine how more land might be made 
available for mobilhome parks, modular housing or 


Other specialized projects. 


* Appoint a committee or hire a consultant to 
pursue immediate investigation of the potential for 
using mortgage-backed revenue bonds for housing 
construction. Because of federally-mandated dead- 
lines and other requirements, it is important to 
determine the feasibility of such a project as soon 


as possible. 


* Set up an affordable housing competition, possibly 
with several categories for manufactured housing, 
residences for senior citizens, moderate income 
housing, family housing, etc., and allocate a portion 


of Pleasanton's resources to such a competition. 


“; SOLICIC Proposals and approve a pilot "no-rrilisc" 
‘housing development, in which purchases could be 
financed through FHA, and for which the planning and 
permit processes could be streamlined, and on- and 
off-site requirements and density restrictions modi- 


fied. 
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The Chamber of Commerce 


* The Chamber of Commerce has asked the Housing Task Force 
to serve as a steering committee for establishing a non- 
profit corporation for a housing development. This 
steering committee will work with the City and any 
interested community groups in this endeavor, and we 


solicit their ysupport “and *participation: 


* The Chamber offers its support and manpower assistance 
for any of the reviews recommended above for permit pro- 
cess streamlining, zoning modifications, establishment 


of an affordable housing competition, etc. 


* The Chamber will publicize an affordable housing compe- 
tition and facilitate contact with developers and other 


interested parties. 


* The Chamber plans to raise funds to develop and conduct 
a public information and education program presenting 
facts about Pleasanton's housing problem, the need for 
affordable housing, potential solutions, and the need 

for community involvement and support for affordable 
housing. There are many misconceptions about where the 
demand for affordable housing comes from, whether local 
solutions are available or practical, and where the re- 
sponsibility for the provision of housing rests. We again 


ask other community groups who are committed to the need 


for affordable housing to work with the Chamber in this 


educational program. 
*The Chamber will solicit and encourage assistance from 


commercial and industrial developers in Pleasanton in 


addressing the community's housing needs. 
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* The Chamber continues to oppose government-imposed 
measures such as rent control and inclusionary zoning 
as shortsighted policies which impose the burden for 
provision of affordable housing on a few landlords 

or residents, and which discourage builders from 
commiting their resources, expertise and financing 

to a community. Growth restrictions and other regu- 
lations are major contributing factors to the housing 
shortage, because they create short-term solutions to 
perceived community problems at the expense of the 
Bay Area's long-term needs for balanced growth, con- 
servation of resources, and provision of jobs and 


housing. 


Local business and government should work through regional associa- 
tions, day-to-day contacts and other channels to lobby other Bay 
Area governments to adopt reasonable housing policies. Every 
community must share the responsibility for providing housing, 

and if we are truly committed to the wise use and conservation 

of resources such as land, energy, building materials and muni- 
cipal services, then no-growth policies must be changed on a 


regional level. 


Finally, we encourage every member of the community to become 
educated on the housing problem, and to make individual commitments 
to providing housing for families and individuals much like 
themselves who are now precluded from living in Pleasanton and 

from owning a home at all, and to special groups such as the 
elderly, who desire to remain part of this community and indeed 


should have the right to do so. 


We must all become advocates for affordable housing! 
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